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LAND USE ELEMENT  

  
 

13.1 PURPOSE 
 

The purpose of the Land Use Element is to review the forces and constraints behind the evolution of 

the Cityôs urban form, to review the Urban Growth Boundary and Urban Growth Plan process, to 

summarize the residential, commercial and industrial land use requirements for the area to the year 

2000, to summarize the urban service capacity and requirements for the Boundary area, and to 

propose Land Use Models, development strategies and policies for land use within areas, subareas 

and neighborhoods of the Urban Growth Boundary. 

 

13.2 HISTORIC DEVELOPMENT, NATURAL CONSTRAINTS AND THE CITYôS 

 URBAN FORM  
 

The historical development of the present City limits can be illustrated best by examining the City as 

it existed in 1952 and the subsequent land annexations during the periods 1952 through 1962 and 

1962 through 1980. 

 

In 1952 the City limits were nearly unchanged from the original plat in 18__, (see Map 13.2.0). The 

City limits of 1952 defined a corporate land area that was almost entirely located north of the Rogue 

River. The southern boundary of the city was the river. The northern boundary was adjacent to the 

foothills of the river valley. The northeast and northwest boundary corners intruded into steep slope 

areas. Between these two corners, along the north line, the Gilbert Creek drainage area formed a 

narrow, upland valley which very quickly rises into the higher elevations of the foothills. The west 

boundary of the city abutted agricultural land south of the Rogue River floodplain and older flood 

terraces. These lands were in agricultural use. The east boundary of the city abutted more river 

bottom and river terrace lands as well as the steep slopes of the foothills. The north, east and west 

city boundary lines ignored the topography and were straight survey lines. Except for the curvilinear 

south line, the city boundary lines formed a large square of land 

 

The annexations of land from 1952 through 1962 began to reflect some of the topographical 

constraints of urban growth in this portion of the Rogue River valley. The west boundary of the city 

remained unchanged. Apparently the income from agricultural land use was a strong enough 

incentive to resist urbanization. Along the north boundary line a large rectangular tract of land was 

annexed by the city, extending northward into Gilbert Creek drainage area where the slopes were 

moderate. 
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Map 13.2.0 

Historic Development of the City of Grants Pass 
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An incentive for this annexation was the interchange of the old existing State Highway 99 and the 

development of the Interstate Highway 5 along the edge of the foothills. In fact, today that tract of 

land is almost entirely committed to tourist commercial use. Along the east boundary line several 

small annexations occurred between 1952 and 1962. These annexations were generally located along 

the northern half of the east line in proximity to the foothills and the interstate highway. The land 

located east of the city limits on the floodplain and river terraces was committed to the industrial 

uses of timber products manufacturing, particularly along the Southern Pacific Railroad. Along the 

southern edge of the east boundary line, within the river floodplain, the city annexed a large tract of 

land predominantly intended for residential uses. 

 

The significant annexations during this period occurred south of the Rogue River. The land 

immediately south of river is relatively level. Southward of the floodplain and terraces the terrain 

gradually becomes rolling hills. A large tract immediately south of the river was annexed by the city, 

encompassing the interchange between the scenic Redwood Highway and the Rogue River Highway 

(old State Highway 99). Today this area is committed almost exclusively to thoroughfare 

commercial use. 

 

During the period 1962-1980 the City limits expanded in the same general areas as it had done in the 

previous ten years. Once again, no change in the boundary occurred along the west limit of the city; 

although some urbanization was occurring on the floodplain adjoining the city. That development 

was urbanizing without public facilities and services, utilizing septic systems and private water 

wells.  

 

On the north City limit, a large tract was annexed during this period. Approximately one-third of this 

tract was located in the steep slope areas of the foothills. Two other smaller tracts, one located in the 

steep slope area, were also annexed to the north City limits. Much of these lands were marginally 

suited for urban level development given the existing City standards for development, in which both 

annexation policy and the subdivision ordinance required that development be provided with sewer, 

water, water and standard roadways. The provision of these facilities and improvements in areas of 

steep slope are costly to install and maintain, especially if development occurs as single family 

detached housing on large lots. 

 

On the east City limit, a large tract was annexed that bordered the interstate highway right-of-way as 

the highway traverses the edge of the steep slopes of the foothills. This tract is located at the 

intersection of the interstate highway and Redwood Highway. Much of the land along Redwood 

Highway has developed in thoroughfare commercial use. The foothill area of this tract has developed 

in residential use. There were three other smaller annexations which occurred along the east limit 

during this time period. All three were located in the southeast area on or near the Rogue River 

floodplain immediately south of the industrial area. 

 

South of the river, there were three annexations during the period 1962 to 1980. The largest was a 

significant annexation in that it may be the genesis of the new direction for city growth. Concurrent 

with these annexations, in December 1969 and again in July, 1978, two large sewer service districts 

were formed south of river. The Harbeck-Fruitdale Service District included a land area nearly as 

large as the city at that time, and was located south of the city along the Rogue River and southward 
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along Allen Creek to the southern foothills of the river valley. The Redwood Service District was 

nearly as large as the Harbeck-Fruitdale Service District and was located west of it and southwest of 

the city. The Redwood Service District encompassed much level floodplain and terrace land. These 

two areas were rapidly becoming urbanized and needed sewer service to ensure health. Both areas 

were suitable for economic sewer design as the topographic gradients were gradual and most of 

sewer system would be gravity flow as opposed to mechanical pumping of sewage. With these sewer 

facilities, the Redwood and Harbeck-Fruitdale areas could urbanize at higher densities. The only 

limiting factor for achieving maximum urban densities was the lack of a municipal or special district 

water supply system. All urban development in these two areas had occurred with private water 

supply systems. That limiting factor has influenced the type and density of urban development south 

of the river: single family homes are the predominant residential housing type, while commercial 

development has been more neighborhood and thoroughfare oriented rather than centralized in one 

general commercial area. Other urban services like fire protection and solid waste are provided by 

the private sector. 

 

As the preceding discussion indicates, the urban form of the City of Grants Pass has been 

significantly determined by the topography and the distribution of facilities and improvements. 

Urban growth occurred in areas of ñleast resistanceò: areas where there was availability of 

serviceable land. The directions of urban growth in the Grants Pass area appear to be toward the 

more urbanized areas of Redwood and Harbeck-Fruitdale, where the major infra-structure of roads 

and sewer service are existing, and where there is an abundance of serviceable land due to the 

relatively level topography.  

 

The impetus for urban growth on the north side of the Rogue River is constrained by the topography 

and existing land uses. North of city the steep slopes of the foothills present a formidable and 

expensive obstacle for urban development. West of city the lands remain predominantly in 

productive agriculture use, except for the urbanizing area immediately adjacent to the City Limits. 

East of the city the timber products industries have been joined by other industries to form a distinct 

industrial area between the foothills and the Rogue River. The railroad lines which bisect this area 

further enhance the industrial value of this land. By process of systematic elimination, all directions 

for major urban growth are restricted except one - south of the river. 

 

13.3 THE URBANIZING AREA  

 

¶ Urbanizing Area Concept 

 

The concept of the ñurbanizing area,ò or that area immediately outside a city in the process of 

developing and becoming part of the city, is not a new one. The cityôs 1960 Parks and Recreation 

Study (Bureau of Municipal Research), the cityôs 1969 Sewer Study (Brown and Caldwell), the 

countyôs 1972 Water and Sewer Study (Stevens, Thompson and Runyan), the 1969 General Plan 

(Langford and Stewart), and the cityôs 1974 Water Study (Brown and Caldwell) all depict an 

ñUrbanizing areaò for Grants Pass, and use this area to determine future facilities demand. (See Map 

13.3.1) Due to natural, geographic constraints, and to the historical development of the area and its 

transportation system, all urbanizing areas depicted show marked similarities.  
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¶ State Land Use Goal 14 

 

In 1973, the Oregon State Legislature found that ñuncoordinated use of lands threaten the orderly 

development, the environment of (Oregon) and the health, safety, order convenience, prosperity and 

welfare of the people of (Oregon).ò1 A commission was formed, the Land Conservation and 

Development Commission, with members appointed by the Governor and confirmed by the State 

Senate, to establish state-wide planning goals, and to assure that land-use plans and actions by 

Oregon cities and counties were in compliance with these goals. Stateside hearings were held, and 

fourteen basic land use goals were determined.   

 

Two critical concerns of the legislation were the conservation of agricultural land and fostering 

orderly, economic and efficient growth rather than urban sprawl. State Land Use Goal 14 focuses on 

these two issues, and resulted in a requirement for cities to create Urban Growth Boundaries as a 

means of providing ñfor an orderly and efficient transition from rural to urban land use.ò 

 

An Urban Growth Boundary (UGB) separates ñurbanizableò land from ñruralò land. ñUrbanizableò 

lands are those lands necessary and suitable for future incorporated city limits (urban areas), and 

which can be served by city (urban) services and facilities. ñRuralò lands are agricultural, forest or 

open space lands, and other lands suitable for sparse settlement, small farms or acreage homesites, 

and which need little or no public services. Quite suitably then, given the above definitions, the 

criteria for the establishment and expansion of an UGB, as well as the criteria for full development 

of lands within a Boundary, focuses on need, on efficient provision of services, and on protection of 

agricultural land. These key criteria are as follows: 

 

Establishment and change of the boundaries shall be based upon consideration of the following 

factors: 

1) Demonstrated need to accommodate long-range urban population growth requirements 

 consistent with LCDC goals; 

2) Need for housing, employment opportunities, and livability; 

3) Orderly and economic provision for public facilities and services; 

4) Maximum efficiency of land uses within and on the fringe of the existing urban area; 

5) Environmental, energy, economic and social consequences; 

6) Retention of agricultural land as defined, with Class I being the highest priority for 

 retention and Class VI the lowest priority; and, 

7) Compatibility of the proposed urban uses with nearby agricultural activities. 

 

Conversion of urbanizable land to urban uses shall be based on consideration of: 

1) Orderly, economic provision for public facilities and services; 

2) Availability of sufficient land for the various uses to insure choices in the market place;  

3) LCDC goals; and 

4) Encouragement of development within urban areas before conversion of urbanizable areas. 

                                                           
1
ORS, Chapter 197.005, Legislative Findings 
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The establishment of the Grants Pass Urban Growth Boundary was based upon a long history of 

considering the Grants Pass ñurbanizing area,ò and was focused upon the economic provision of 

services to that urbanizing area. 

 

¶ Past Urbanizing Study Areas 
 

The 1960 study ñPlanning for Recreation Areas, Grants Pass and Vicinity,ò included an urbanizing 

area very similar to the 1978 draft Urban Growth Boundary, with the exception of the South 

Fruitdale area. (See Map 13.3.1-A) The 1960 Park Study also projected an urban population for the 

study area of about 36,000 persons, as compared to the 36,600 persons projected by the draft 

Boundary proposal of 1978. 

 

The 1969 General Plan and the 1969 Sewer Study showed similar study areas that were very close to 

the 1968 draft UGB, with the exception of the ñAzalea areaò west of the city limits. (See Map 

13.3.1-B) The 1969 General Plan ñurbanizing area,ò including the city limits, contained 10,664 

acres, 6,717 dwelling units and 20,151 persons in 1967. The 1969 Plan projected 58,000 persons in 

the county by 1985, and 34,800 persons in the urbanizing area by the same date. The 1969 plan 

projection of county population was reasonably close to the 1981 PSU estimate of 61,200, based 

upon the 1980 US census count of 58,855 persons. In contrast, the 1979 Urban Growth Boundary 

area was estimated to contain 22,340 persons in 1980, by dwelling unit count and 1980 household 

size.  

 

The 1969 Planôs UGB projection was significantly higher. Extrapolated to 1980, the projection 

estimated 30,730 persons in the urbanizing area including the city, 38% above the 1980 count. This 

is due primarily to the use of a larger study area (over 3,000 acres larger than 1979 UGB), in the use 

of a larger household size (3.41 persons per household versus the 1980 census tally of 2.42 for the 

city), and in anticipation that a higher percentage of immigrants would be attracted to the urban area 

than was the case (38%) of county population projected within city limits versus the 1980 census 

tally of 25%). 

 

The 1972 county-wide water and sewer study also showed an urbanizing area very close to the 1979 

UGB, as did the 1974 city water study. (See Map 13.3.1-C) The 1972 study indicated an urbanizing 

area of 9,550 acres, including the city limits, and projected a population of 40,000 persons by 1972, 

very close to the Economic Model projection of 38,870 persons by 1995, based upon the 1979 UGB 

area of less than 8,000 acres. The 1974 study estimated an urbanizing area population 31,500 to 

28,500 persons by 1985, compared to the 1980 dwelling unit count estimate of 22,30 persons, using 

an urbanizing area of 11,550 acres compared to the 1979 UGB area of less than 8,000 acres. The 

greater acreage and a higher family size than present (2.9 compared to 2.42, city, 1980), account for 

the 1974 studyôs population projection of 48,750 persons by 1998. Table 13.3.2 and Map 13.3.1 

show the extent of each urbanizing area considered, its size and projected populations.  
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Map 13.3.1-A 

1960 Recreation and Park Study and 1969 Urban Plan Highly Urbanizing Area 
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Map 13.3.1-B 

1969 Sewer Study and 1969 General Plan 
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Map 13.3.1-C 

1972 Water Sewer Study and 1974 Water Study 
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Table 13.3.2 

 
 

Plan/Study 
 
Study Area 

Acres 

 
Urbanizing Study Area Projected Population  

 
Persons 

 
Date 

 
1960 Recreation/Park Study 

 
- 

 
36,000 

 
Full Development 

 
1969 Sewer Study 

 
14,440 

 
44,600 

 
2000 

 
1969 General Plan 

 
10,664 

 
34,800 

 
1985 

 
1972 Water/Sewer Study 

 
9,550 

 
40,000 

 
1992 

 
1974 Water Study 

 
11,550 

 
48,750 

 
1998 

 
1979 UGB 

 
 

 
22,340 

 
1980- Unit County 

 
 

 
 

 
30,320 

 
1990- UGB 

 
 

 
 

 
33,545 

 
1990- Economic Model 

 
 

 
 

 
38,300 

 
2000-UGB 

 
 

 
 

 
44,750 

 
2000- Economic Model 

 

Physical and Geographic Constraints 
Each of the above referenced studies were concerned with service provision to the city and 

urbanizing area, and the study areas selected as most likely to urbanize and most efficient to service 

are markedly similar. In each case, the cityôs historical development, and fairly obvious physical and 

geographical constraints, as well as placement of major transportation routes, have led to similar 

conclusions regarding the direction and location of future development. 

 

Induced by the Old Stage Road Stop, and later by the placement of the Southern Pacific Railroad in 

1883, initial development took place on the flat river terrace north of the Rogue River, with the 

initial street grid laid out parallel to the railroad tracks. Later development spread to fill this alluvial 

river terrace north of the river, also extending north up Gilbert Creek and Fruitdale Creek, limited by 

steep, folded hills to the west, north and east, and by the river to the south. Highway 99, extending 

from Rogue River and Medford to the southeast, and continuing on west to the coast, together with 

the Sixth and Seventh Street bridges, encouraged development to the south of the river, once again 

constrained by topography to the river terraces (Redwood, Harbeck and Fruitdale areas), and the 

Allen Creek area to the south along the Williams Highway. Development to the west, north of river, 

has been limited by large scale commercial farming operations, and recently, by zoning laws. 

Commercial uses have followed the transportation system: railroad, highway and freeway. Industrial 

uses have co-opted the river terrace area north of the river and west of the city. The I-5 freeway has 
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both added to and altered the transportation network, opening new areas for more intensive 

commercial development near the freeway interchanges, while at the same time reinforcing existing 

patterns that have given rise to the cityôs physical structure. Residential areas have filled in the areas 

of level gradient between the major roadways that the attendant commercial development, and the 

surrounding hills.  

 

13.4 THE URBAN GROWTH BOUNDARY  

 

¶ Boundary Formation Strategy 
 

In the fall of 1977, the City of Grants Pass initiated its Comprehensive Plan activity with a series of 

ñtown hallò meetings to discuss general goals for the future development of the city. Josephine 

County had initiated its Comprehensive Plan process some 2.5 years earlier, and pressed the city to 

initiate Urban Growth Boundary proceedings. One of the cityôs primary concerns was the provision 

of urban level services to the urbanizing area outside city limits. The cityôs water system was without 

any major improvements to the distribution network in over 20 years. A treatment plant expansion in 

1961 had increased plant capacity to 11.5 mgd (million gallons per day), but the distribution system 

limited plant yield to just over 9 mgd, a limit that was being approached by the cityôs maximum 

daily use in the summer season. The sewage treatment plant, recently expanded in 1974, was 

adequate, although the city was experiencing major infiltration and inflow of groundwater into its 

old sewage collection system, even in the summer months. (See Water and Sewer Sections, Services 

Element, for full discussion). 

 

As indicated above, the cityôs historical development had been predominantly north of the Rogue 

River. Of the cityôs 3,440 acres, only 234 acres (or 74% of the incorporated area) was located south 

of the river. Most of the potential urbanizing area, however, lay south of the river. Following World 

War II, and more intensively following the completion of I-5 in 1962, first the Harbeck-Fruitdale 

area and then the Redwood area began to develop beyond rural densities, including commercial, 

industrial and residential land uses. 

 

Groundwater in these areas was limited, and salt intrusions were moving steadily west and north 

from the southeastern corner of the Fruitdale area. Flat terrain and impervious soil layers creating 

perched water tables close to the surface limited the use of septic systems for sewage disposal and 

created storm drainage problems. These conditions resulted in the creation of the Fruitdale-Harbeck 

Sewer Service District in 1970, whose effluent is treated by the city plant, and the creation of the 

Redwood District in 1977. 

 

The county began using a building code in 1974, and a zoning ordinance in 1973, and had no 

additional fire code requirements other than the minimal requirements contained in the Uniform 

Building Code. Development at urban densities had been allowed, but not urban standards of 

development. 
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In addition, the areaôs population influx had been heavily weighted with retired persons, many on 

fixed incomes, and not likely to be able to bear traditional financing methods required to extend the 

necessary urban services, or to bring the urbanizing area up to full urban standards of development.  

 

As a consequence, the city felt barely able to meet its own on-going service improvements, much 

less able to bear the burden of extending full services into partially urbanized areas with substandard 

roads and property divisions, no water system and constructed at non-urban standards. The City felt 

the potential liability for full service provision to be a grave consideration, and therefore insisted 

from the outset that determination of an UGB and its attendant service obligations be inextricably 

joined with a determination of urban service responsibilities on the part of the city and county. As a 

result of these concerns, the city evolved the following strategy for preparing the Comprehensive 

Plan:  

- The City and County, in a joint process with the City as lead agency, would develop and 

adopt the Grants Pass Urban Growth Boundary and Urban Services Policies. Sufficient data base to 

satisfy Goal 14 would be developed, problem areas would be identified, and further data base work 

initiated. The boundary and policies, once agreed upon, would lay out the ñball parkò and set the 

ñrules of the gameò for the rest of the planning process leading to a complete Comprehensive Plan. 

- The Urban Growth Boundary Management Agreement negotiations would immediately 

follow, based upon an expanded data base. The Management Agreement would determine the City 

and Countyôs specific responsibility for providing urban services, would identify areas needing 

further technical study in order to result in the required capital improvements, would structure the 

process for further City-County negotiation in each service area, and finally would set the standards 

for whatever ñinterimò development occurred concurrently with the required area-wide capital 

improvements. 

- The remainder of each jurisdictionôs Comprehensive Plan would then be completed 

according to each jurisdictionôs schedule and resources, basic agreement having been reached in key 

policy areas. 

- Joint review, at intervals to be agreed upon, would allow alteration of the Boundary, 

Service Policies and Management Agreement as required.  

 

This strategy limited the Cityôs liability for the provision of urban services to the Boundary area, and 

at the same time allowed the City to synchronize its efforts with the key compliance schedule 

requirements of the County. Ordinarily, a detailed data base is developed first, goals and policies 

follow, and finally the Urban Growth Boundary and Management Agreement. 

 

On this basis, then, the city proceeded to develop an UGB and service policies in conjunction with 

the county. The draft Boundary and Policy Document was released in July of 1978. There followed 

an intensive and extensive series of public workshops and hearings, and a revised UGB and Urban 

Service Policies were adopted in August, 1979. Map 13.4.1 shows the changes made in the draft 

boundary during the adoption process. Most of the citizen and property owner concerns were 

expressed at the periphery of the Boundary, by individuals wanting in or out of the Boundary area. 

The most significant changes make to the draft boundary were in the north city are (250 acres 

deleted), the Allen Creek area (lower Allen Creek Road area deleted), and in the Redwood area 
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(areas added below the Redwood Highway and at the western periphery). 

 

Map 13.4.1 

Urban Growth Boundary - 1978 Hearings History 
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Initial Boundary Rationale  
The draft UGB was projected to accommodate 36,600 persons by the year 2000. The target 

population of 36,600 persons would have represented 51% of the PSU low-range population 

projection for Josephine County, 47% of the mid-range and 41% of the high range projections, with 

34% being the recent historical average of city percent of county population. The PSU (Portland 

State University) projections were used as the projections with the ñbest local fitò at that time, and 

were also the highest of extent projections. (See Population Element for full discussion). 

 

Orderly and economic provision of services, as might be imagined, was a prime consideration in 

determining the Boundary. The draft UGB south of the Rogue was nearly coterminous with the 

active potions of the existing Redwood and Harbeck-Fruitdale Sewer Service Districts, which had 

sewer mains already extended throughout, and were thereby fully committed to some level of 

urbanization, and also was bounded by the 1150' elevation contour indicating the most efficient 

water service area as per two recent water studies. (See Section 13.3 above). The draft Boundary 

north of the river was primarily limited by the 1450' and 1166' elevations, once again used as 

efficient water service indicators, as well as by the commercial farmlands to the west, and by steep 

hills and the freeway to the northwest and northeast. Except where steep slopes prohibited, the 

Boundary was extended evenly around the existing city limits north of the river, once again 

reflecting the economy of service extensions. (See Map 13.4.1 and Appendix 13.1, Draft Urban 

Growth Boundary and Urban Service Policies). 

 

The need for housing, employment and livability were addressed in a more primitive fashion, by 

simply projecting the same 1978 city land use ratios forward to 2000, making slight increases in the 

commercial and multi-family land use ratios. This approach reflected the overwhelming opinion 

voiced by individuals throughout the planning area to retain the small town character of area, and 

favoring low, controlled growth. A 28% ñmarket factorò was added to ensure market choice and to 

prevent an artificial inflation of land prices. (See Tables 13.4.2 and 13.4.3, below).  

 

Table 13.4.2 

1978 Draft Urban Growth Boundary Land Use Ratios 
 

Type of Land-use Acres per 100 Persons 

Present Future 

Single family residence 8.771 8.418 

Multi -family residence .293 .331 

Public/Semi-public 2.121 2.123 

Industrial 1.236 1.235 

Railroad .379 .145 

Commercial 1.471 1.475 

Transportation 4.536 4.538 
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Table 13.4.3 

1978 Draft Urban Growth Boundary Acreage Determination 
 
 

Item 
 

Acres 
 
Acres developed to urban densities within city limits 

 
2,633 

 
Additional acres needed for development to accommodate 36,600 persons 

 
4,052 

 
Vacant acres needed for choice in the market place (28% x 4,052) 

 
1,135 

 
Total Acres Inside Urban Growth Boundary 

 
7,820 

 

The lands within the Boundary lying along the river terraces to the east and west of the city limits 

north of the river had agricultural soil capabilities. To the east, the lands were rated as Class II and 

IV soils; due to the proximity of existing industry of long standing in both city and county, due to 

excellent freeway and rail access, and due to relatively small parcel size, this area had a unique value 

for industrial development and was included in the Boundary. On the west, the Boundary was 

limited by commercial farmlands, and was extended into Class II through IV soils only as far as 

already committed to urbanization, in the form of large trailer parks and small parcel size. Further, 

the Boundary was designed to utilize rural residential lands and cemetery locations as a buffer 

between the commercial farmlands and the UGB area. South of the river, parcelization into small 

lots, the location within existing sewer districts, and the potential of economic water service were the 

limiting facts, even though the soils were rated as Class II through IV. (See Appendix 13.1) 

 

Boundary Evolution Summary 
Following the cityôs Comprehensive Plan strategy, the city then embarked upon a development of 

the data base to higher level, preparing commercial and industrial land inventories, a full build able 

lands inventory for the Boundary area, economic, traffic and urban farm analysis utilizing HUD and 

Oregon Traffic Safety Commission grants, a water plan and a storm drain plan. Simultaneously, the 

city set out to negotiate a rather detailed Management Agreement with the county, in an effort to 

further define the responsibility for providing urban services, and to establish ñinterim development 

standardsò for the urbanizing area prior to final Comprehensive Plan and Development Code 

preparation. The economic/traffic/urban form analysis, identified as the urban Growth Plan, were to 

serve as a guide to the Comprehensive Plan, as well as providing the Economic and Transportation 

Elements and portions of the Land Use Element, and ñtestingò the Urban Growth Boundary for 

sufficiency. 

 

As more detailed industrial and commercial inventories were completed, an extensive monitoring of 

the transportation network, and an analysis of the areaôs economic base were undertaken. Three 

separate commercial scenarios were prepared and examined, together with three industrial scenarios, 

and the resulting nine combinations were each reviewed in conjunction with the transportation 

network in order to determine their effects upon urban form. (See Urban Form Section, below for 



 

 

Grants Pass & Urbanizing Area Comprehensive Plan                Last Revision: 1/17/2007                       Page 13 - 20 

  

full discussion).  

 

The primary Urban Growth Plan impacts upon the Boundary were the decisions to double the areaôs 

light industrial growth vote, to determine the quantity and location of needed commercial and 

industrial lands, and their relationships to residential lands, to increase the year 2000 target 

population to 38,300 persons, and to determine the primary transportation network together with its 

relationship to urban form. The Urban Growth Plan was adopted by the city in August, 1980, and 

included by the Board of County Commissioners in their interim ñComprehensive Planò for the 

urbanizing area in August, 1981. 

 

The Management Agreement, meanwhile, adopted by both Board and Council in January, 1981, 

called for the development and adoption of urban service plans determining the required service 

facilities and their location, cost and implementation mechanisms within 24 months. These basic 

service plans included water, sewer, storm drainage, transportation parks, solid waste, and irrigation 

water. The Council adopted a Water Distribution Plan for the UGB area in ________, 19__, and a 

Treatment Plan in ______, 19__. The Board likewise adopted a Water Plan for a more limited area 

within the UGB prepared by the same engineering from, in ________, 19__. (See Section 10.2). The 

Transportation Plan was adopted by Council in March, 1981 and by the Board in _________, 19__. 

(See Section 11). The Storm Drain Plan (Dealing with the UGB area and a larger drainage basin), 

was adopted by Council in May, 1982, and by the Board within the month. (See Section 10.4). A 

Sewer Study is currently underway, and a Parks Study began in July, 1982. A Solid Waste Plan was 

adopted by the Board of County Commissioners in ______, 19__, and this Plan was accepted in 

principle by Council as part of the Management Agreement, although an implementation plan has 

yet to be initiated. For those service plans adopted, Council, Board, Staff and the public now know 

the required future facilities, their location, costs and choice of financing mechanisms. In addition, 

for the water, storm drainage and transportation plans, computer models have been developed that 

include present and future facilities, and thus the effects of any policy change or development upon 

the system can be quickly and inexpensively quantified, and the results used to make an informed 

decision. In addition to the service plans, a six-year Capital Improvement Program (CIP) has been 

developed, so that the timing and inter-relationship of facilities installations may be assessed.  

 

Also called for by the Management Agreement were common development standards, and a single 

planning commission serving the UGB area. The Council and Board created the Urban Area 

Planning Commission in May, 1981, replacing the City Planning Commission, the County Planning 

Commission, and County Zoning Commission within the UGB area. Also adopted were common 

land use hearing rules and a common zoning ordinance in August, 1981.  

 

The effect the Management Agreement had upon the UGB, then, was the quantification of major 

service demands, the definition of and city-county agreement of service implementation modes, and 

the beginning of the development of the UGB area, ending an effective development moratorium of 

over two years. The city, through the mechanism of annexation agreements, entered into service 

commitments to land totaling over 260 acres during the first nine months of operation of the Urban 

Area Planning Commission, representing one-twentieth of the urbanizing area. 
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Boundary Criteria Summary  
Therefore, the city is now in a position to address the UGB criteria contained in Goal 14 in a specific 

fashion. The material below attempts to summarize this criteria review. (Turn to proper Plan Section 

referenced for full treatment of each criterion). 

 

Criteria (1): Population Need  
The guidelines of Goal 14 indicate that the need for urban expansion should take into account an 

areaôs growth policy, population needs to the year 2000, the areaôs ñcarrying capacity,ò and 

recreation needs. Growth sentiment in the area ranges from no-growth to unlimited growth, with the 

majority of persons living in the area preferring low controlled growth (See Population Element). 

 

Recent studies, and decisions make regarding the economy of the area, have resulted in a most 

probably range of population by the year 2000 to be between 96,640 and 101,250 persons for 

Josephine County, and between 38,300 and 44,750 persons for the Urban Growth Boundary area. 

The County Comprehensive Plan target population is 96,643 persons. (See Population Element for 

full discussion).  

 

Criteria (2a): Housing Need   
Housing need within the Boundary for the target population was again approached as a series of 

ranges, whose two main variables were household size and residential density mix. Also important to 

meeting the need for affordable housing was encouraging alternate development concepts (common 

wall townhouses, zero lot line detached housing, clustering, etc.), providing more moderate and high 

density build able acreage, and encouraging alternate building types (such as modular and mobile 

homes). 

 

Using the lower value of the most probably household size range, the total new dwelling units 

required by the year 2000 were estimated to be between 8,883 and 11,913 dwelling units. (At todayôs 

household size, demand was estimated to be between 6,262 and 8,862 units). Two density models 

were used to determine the distribution of need by density group, where low density equaled 5.5 

du/Acre, moderate density equaled 10.5 du/Acre and high density equaled 15.5 du/Acre and up. 

These models found the following housing need, split by density group, assuming low household 

size, and the target population range of 38,300 to 44,750 persons, as shown in Table 13.3.4. 
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Table 13.4.4 

Housing Need and Boundary Expansion 
 
 
Housing 

Model 

 
Population 

Range 

 
Dwelling Unit Need by Density Group 

 
Boundary Expansion 

Required  
5.5 du/Ac 

 
10.5 du/Ac 

 
15.5 du/Ac 

 
Low 

Density 

Model  

 
38,300 

 
5,226 

 
3,088 

 
569 

 
1995 

 
Urban Growth 

Plan Map  
44,750 

 
7,009 

 
4,023 

 
881 

 
1990 

 
High 

Density 

Model 

 
38,300 

 
4,076 

 
3,149 

 
1,706 

 
2000 

 
Service 

Capacity map  
44,750 

 
5,413 

 
3,928 

 
2,640 

 
1995 

 
(1) 

 
(2) 

 
(3) 

 
(4) 

 
(5) 

 
(6) 

 
(7) 

 

 

Affordability also means ñchoice in the marketplace,ò as well as variety in density and building type. 

Column (6) in Table 13.4.4 indicates when the UGB would have to be expanded for each end of the 

population range, as the Housing Density Models are compared against the two Land Use Models, 

and as the developable units ratio between 3 to 5 times the unit demand. Depending upon the Land 

Use Model used, and the actual population pressure experienced, ñChoice in the marketplaceò could 

be maintained for 10 to 15 years, even without major Boundary expansion.  

 

The urban Growth Plan Land Use Model closely follows the Urban Growth Plan, where as the 

Service Capacity model results in significantly higher densities in the urbanizing areas, particularly 

the Redwood District. 

 

Criteria (2b): Employment Need The Urban Growth Plan development process was participated 

in by members of the City Council, the Board of County Commissioners, the City and County 

Planning commissions, the City Utility Commission, the downtown merchant and shopping center 

merchant associations and citizens at large. The consensus of opinion was that a concerted public 

and private effort was required to diversify the areaôs economic base, and a target of doubling the 

rate of historic (light industrial) job growth was determined. This policy was reflected in several 

economic projections, each with its own population projection, as is shown in Table 13.4.5. 
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Table 13.4.5 

Job Growth and Population Growth 
 
 

Model 
 
Past Job Growth 

Trends Wood 

Projects/Other 

1970-1980 

 
Projected Job Growth Trends 

 
Projected 

Population 

UGB At 

Year 2000 

 
1980-

1990 

 
1990-

2000 

 
Total 

1980-2000 

 
Urban Growth 

Boundary (1979) 

 
300/560 

 
500 

 
600 

 
1,100 

 
36,000 

 
Urban Growth 

Plan (1980) (1) 

 
300/560 

 
1,300 

 
1,800 

 
3,100 

 
(1) 38,300 

 
(2) 

 
ñ 

 
ñ 

 
ñ 

 
ñ 

 
(2) 42,200 

 
Economic Model 

(1982) (3) 

 
300/560 

 
1,330 

 
1,050 

 
2,380 

 
(3) 44,800 

Source: Population Element, Table 6.5.6 

 

The Urban Growth Plan (1) presumed 3,100 new light industrial jobs, mostly in lower paying 

assemblage industries, resulting in 50% of these jobs taken by existing residents as part-time or 

second-income jobs, and 70% of the newcomers living within the UGB. The Urban Growth Plan (2) 

presumed 75% of the jobs taken by newcomers, and 85% living within the UGB. The Economic 

Model (3) presumed a mix of heavier and light industrial jobs at higher pay, and thus 100% of the 

newcomers were projected to live within the Boundary (See Economic and Population Elements). 

 

Recent formation of the Josephine Economic Development Association, and the inclusion of 

$300,000 in the Cityôs FY 1982-83 budget request solely for fostering economic development, 

indicate the seriousness of this policy determination. Enough acreage with either industrial zoning or 

the potential for industrial zoning has been included within the Boundary to accommodate twice the 

doubled light industrial job growth rate. 

 

Criteria (2c): Livability  - ñLivabilityò was the primary driving force behind the recent surge of 

immigrants into Josephine County. Livability was defined by newcomers to Josephine County as a 

good place to raise children, a slower pace of daily life, safety from crime and violence, the 

friendliness of people, less crowding and pollution, cleaner air, and better recreational opportunities. 

Those locating here, according to a recent study, were willing to ñpurchaseò this intangible but real 

ñlivabilityò at a mean cost of 45% of their former salary, with 28% willing to take cuts of up to 

$20,000 per year. These ñurban refugeesò were mostly from metro areas, and were part of a major 

nationwide trend. (See Population Element.) 
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Past plans recognized that the natural resources of the area, the Rogue River, wilderness and forest 

lands, viewsheds and rural lands have a major function in the areaôs economy (General Plan - 1969), 

and this view has been reinforced by more recent economic studies (Urban Growth Plan - 1980). 

 

The ñlivabilityò of the area is reinforced by the Economic and Recreation Elements, the natural 

resources are protected and enhanced as a part of daily life by the Recreation and Resource Duality 

Elements, and existing residential neighborhoods are protected by the Land Use Element. 

 

Criteria (3): Orderly and Economic Provision of Urban Services - The orderly and economic 

provision of services has been a prime consideration in the development of the Urban Growth 

Boundary and attendant service policies, as has been indicated above. The Boundary was initially 

formed including the outlying sewer districts, and care taken to include only those areas most 

economically served with water at fire flow capacities. Service plans have been prepared, or are 

under way, determining needed facilities and their location, cost and possible financing mechanisms, 

for the key urban services of water, sewer, storm drainage, transportation, parks and solid waste 

disposal. Completed plans include computer models of the service system to aid in assessment of 

system needs and impacts, and to keep the plans updated. 

 

The Capital Improvement Program (CIP) has been developed as a combined City-County program in 

order to coordinate facilities provision and to assure proper timing of service provision. Each service 

plan includes a variety of funding mechanisms, and the present City programs include many of these 

mechanisms, such as general obligation bonds, developer improvements, oversizing fund, 

Bancrofting of improvements, local improvement district formation, rate payer contribution, and 

systems development charges. In addition, the County has authorized consultants to prepare a study 

of various funding mechanisms possible for County use, and should soon be in a position to match 

the Cityôs array of service financing mechanisms. 

 

In addition to planning for service provision, and assisting in its financing, the Interim Development 

Standards for the urbanizing area require that, whenever a basic service capacity is reached in a 

particular area, further development in that area much be dependent upon the required system 

improvement constructed, or upon improvement plans agreed upon by the City and County together 

with adequate financing commitments. 

 

Criteria (4): Maximum Eff iciency of Land Use - Both Land Use Models address the issue of 

ñefficientò land use, consistent with the areaôs historical development pattern and citizen desires. The 

Downtown Plan calls for high density residential uses fringing the City center, and by providing 

peripheral employee parking lots, will maintain needed parking space while allowing intensive 

commercial development in the City center. The Boundary areaôs two major ñsuburbanò shopping 

centers, the Grants Pass Center and the Redwood Plaza, are actually very close to the Downtown and 

are also provided with surrounding high density residential zoning. The construction of the Third 

Bridge (See Transportation Element), will tie all three commercial sectors into a ñshopping triangleò 

efficiently serving the outlying residential areas. Both housing density models show a further 

intensification of land use from historic patterns, resulting in a City low density/ high density 
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residential lands split by the year 2000 of 66%/33% (low density model) to 70%/30% (high density 

model), as compared to the 74%/24% of today (1980 census) or a decade ago, 86%/14% (1970 

census). 

 

The utilization of the urbanizing area over time is somewhat predetermined by varying resource 

capacity. In the Redwood and Harbeck-Fruitdale areas south of the Rogue River, the sewer systems 

are already installed, and residential development can proceed throughout the area, constrained only 

by the limits of the ground water resource (1-4 dwelling units/acre) and the economies of interim fire 

flow provision. Commercial and industrial development within these areas will require fire flow 

water for economic reasons, and water extension to the prime commercial and industrial locations in 

these areas is a high priority. North of the river, all services may be extended from any point in the 

Cityôs infrastructure. 

 

Criteria (5): Environmental, Energy, Economic and Social Consequences - The environmental 

and economic consequences of the Plan have been discussed under Criteria (2), above. The City had 

energy audits performed a series of surveys performed by Pacific Power and Light, and by Sundergi, 

Incorporated. Several other cities in the Rogue River Valley were also surveyed. The survey showed 

the citizenry to be quite aware of the need for and benefits of energy conservation, and these citizen 

concerns and desires form the basis for the Cityôs energy conservation policies (see Energy 

Element). 

 

The urban form arrived at as a result of an intensive series of workshop sessions was a compromise 

between a core-centered and dispersal approach to urban land use (see Section 13.5 for full 

discussion). The final choice emphasized citizen desires for the future, and yet respected the areaôs 

historic development pattern. 

 

Criteria (6): Retention of Agricultural Land - Map 13.4.6 shows the location of agricultural lands 

rated by soil classification adjoining the city limits and through the Boundary area. North of the 

Rogue, to the east, soil classes II through IV may be found. Further to the west lie the large 

commercial farms, likewise of high soil class, as may have been expected within and adjoining the 

Rogue River flood plain. In the southwest corner of the Boundary area, north of the river, lies a 

major mobile home park, provided with city water and sewer, and predating the Boundary and 

Senate Bill 100. Several subdivisions and mall parcelization has occurred between this mobile home 

park and the city limits, committing the area to urbanization. Between the Boundary and the 

Exclusive Farm Use lands (see map) lie Rural Residential lands, and several cemeteries. 

 

North of the Rogue to the east, the flood plain and river terrace soils continue, of soil classes II to IV. 

This area, with highway, freeway and rail access, had developed historically as heavy industrial, 

beginning with several mills and other forest-resource oriented industries. The rail and freeway 

access, the small parcelization, the existing industrial commitment, and the need for economic 

diversification all required the further industrial use of this area, and its inclusion within the 

Boundary.  

 



 

 

Grants Pass & Urbanizing Area Comprehensive Plan                Last Revision: 1/17/2007                       Page 13 - 26 

  

Criteria (7): Compatibility of Proposed Urban Uses Nearby Agricultural Uses 

note: to be provided by County Planning. 

 

Map 13.4.6 

Soil Classifications and UGB Formation 
 

(Map showing soil classifications within 4 adjoining UGB and city limits, county Exclusive 

Farm use zone to west, Boundary outline, and Redwood and Harbeck-Fruitdale Sewer Service 

Districts.) 
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13.5 THE URBAN GROWTH PLAN AND URBAN FORM  

 

The pattern of transportation ways is a primary determinant of commercial development, and this 

transportation pattern has a similar impact upon industrial development as well. On the other hand, 

as commercial and industrial development occurs, traffic patterns and loading are affected, and 

major realignments of the transportation ways may result.  

 

The City wished to address the question of its industrial base, commercial development, the existing 

and projected transportation network and the resultant urban form, and so directed work on the 

Urban Growth Plan and Traffic Management Plan to proceed as a coordinated project. Utilizing 

funds from HUD and Oregon Traffic Safety Commission grants, a team of economists, architects, 

planners and traffic engineers were selected from over 40 firms showing interest. Working at the 

direction of the City Council and Board of County Commissioners, and with input from a 30 

member committee selected by Board and Council, an Economic Base Analysis was prepared (See 

Economic Element). From this analysis three major scenarios were discussed for future commercial 

and industrial development. Of the nine possible combinations of the commercial and industrial 

scenarios, six combinations or ñgrowth alternatives,ò were selected for detailed review. Final 

deliberations of Board and Council resulted in an amalgam of two growth alternatives selected as the 

Urban Growth Plan for the urbanizing area.  

 

Commercial Scenarios 
The commercial scenario analysis (1) projected future commercial floor space and acreage 

requirements for the Grants Pass Urban Growth Boundary area to the year 1990 and 2000; (2) 

allocated projected growth among three alternative commercial development scenarios; and (3) 

analyzed the economic, transportation and urban form patterns that will likely result with each 

alternative.  

 

An analysis of historical commercial retail space as conducted using various sources: (1) a 

comparison of land use inventories; (2) a comparison of building permits; and (3) retail sales figures. 

Included is an estimate of leakage from the Grants Pass area. ñLeakageò refers to those expenditures 

by residents that are made outside of the local area. It is the major comparison goods categories of 

general merchandise and miscellaneous retail where the leakage is most clearly seen. Out of the total 

of about 44 million dollars spent by County residents on general merchandise and miscellaneous 

retail items in 1979, some 27 million were spent in the County and 17 million out of the County. 

Also analyzed was projected growth in office/service space. The requirements for office/service 

space were primarily based on historic ratios between service space and retail space in Grants Pass 

and other comparable cities, but comparisons were also made with other cities and counties in the 

State.  

 

Projected commercial growth of 1,670,000 SF of retail space and 1,190,000 SF of office/commercial 

space over the next two decades in the Grants Pass Urban Growth Boundary can develop in several 

alternative forms. The three scenarios selected are graphically represented in Map 13.4.7. 
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Map 13.4.7 

Alternate Commercial Scenarios 

 
Major commercial growth is  Major commercial growth is   Major commercial growth is 

channeled to the existing  established at a new County-   disbursed around the urban  

centers of commercial activity,  wide shopping complex south    Area, with emphasis on  

the Downtown, and the Grants  of the Rogue River in the Redwood  commercial strips and neigh- 

Pass Shopping Center area   Interchange area.    borhood centers. 

east of the Downtown. 

 

Commercial Scenario 1: 
Scenario 1 assumes sufficient space for feasible commercial expansion in the existing centers. Areas 

directly south, east and west of the downtown center will have all been identified as suitable for 

major downtown expansion. The Grants Pass Shopping Center is considering expansion with a 

covered mall and other commercial buildings. Additional commercial land between the downtown 

and the shopping center awaits development as well. Scenario 1 allocated 65% of the new 

commercial growth to the existing commercial centers downtown and in the Grants Pass Shopping 

Center area. It assumed a moderate size community center south of the River, with office and service 

uses developing around it, and limited growth in commercial strips and neighborhood centers around 

the urbanized area. 

 

Scenario 1 would require the attraction of a new major name department store in the Downtown. 

Other smaller retailers, and perhaps a second department store anchor would follow if that first 

commitment could be obtained. It would require the development of a more off-street parking 

facility, either several additional blocks of service parking or a block of multi-level parking, 

probably assembled with the assistance of the City adjacent to the site of the major department store. 

 

Under this scenario there would also be a major increase in office/service growth downtown. This 

type of growth would likely develop toward the north end of the downtown near the Courthouse City 

Hall office concentrations. As major retailing grew in the Downtown, it would most likely push out 
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existing uses that require less expensive space, such as the automotive businesses on the south end of 

the downtown. These would most likely relocate along commercial strips. 

  

Scenario 1 assumed that: 

(1) Downtown Grants Pass would remain both retail trade center and the office/service center of the 

county over the next decade. 

(2) Limited new facilities would be developed south of the River which would meet basic shopping 

needs for resident south of the River.  

(3) There would be little dispersement of commercial facilities to new neighborhood or commercial 

strip area; these residential areas would mainly continue to be served from existing commercial 

locations. 

 

Commercial Scenario 2: 
Scenario 2 allocated 33% of the new commercial growth to a major County-wide shopping complex 

and commercial center south of the River. 20% of the commercial growth was allocated to new 

facilities downtown and in the existing shopping center area; 12% to 13% of the space demand was 

accommodated by the conversion of 357,000 SF. of downtown retail space to office space use. 

Neighborhood and strip retail was also increased over Scenario 1, indicating the dispersement of 

convenience retail to neighborhood centers and/or strips, along with the concentration of comparison 

retail in a major new center. 

 

Scenario 2 was highlighted by a major new county-wide shopping complex south of the Rogue 

River. There are serious questions about whether a major new retail concentration south of the 

Rogue River in the urban area could survive and prosper in the early 1980's. The new county-wide 

shopping complex would require two major department store anchors plus a major drug and variety 

stores. There would be on the order of 1,500 parking spaces and congestion on the bridges would be 

increased, since the majority of potential customers now live north of the bridges. 

 

One very positive aspect of Scenario 2 is that it would most effectively prevent ñleakageò of local 

shopperôs expenditures to shopping areas outside of the County. 

 

Downtown in Scenario 2 would have limited retail growth, as would the existing Grants Pass 

Shopping Center, due to competition from the new center. Instead, downtown would experience a 

series of retail vacancies as retailers move to the center and downtown rental space rates dropped in 

relation to other areas. Office/service uses would replace former retail uses in the downtown and 

street floor offices of lawyers, accountants, etc. would become more prevalent. And as Josephine 

County continued to grow at a hearty pace, Grants Pass would not be faced with long term vacancies 

or boarded up buildings on its main street. 

 

The City would require an active effort to make the transition to office/service uses in the downtown 

a gradual and attractive one. If the downtown retail space becomes converted to commercial storage 

or warehouse uses or too much second hand or part -time retailing takes hold, the market for first 

class office/service uses in the Downtown could be damaged. 
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Commercial Scenario 3: 
Scenario 3 projected that about 40% of the commercial growth over the next decade would go to the 

existing concentrations downtown and at the Grants Pass Shopping Center area, while the other 60% 

will be generally dispersed to commercial strips and neighborhoods on both sides of the River, with 

no special shopping center of unusual size south of the River. There would likely be neighborhood 

centers and/or strip commercial development in the Redwood area and along the Rogue River 

Highway as well as at the Redwood Interchange. North of the River, new commercial strips would 

develop west of the City and the North City commercial area would continue to develop and expand 

its borders.  

 

Under this Scenario, the downtown would continue to grow moderately, but it would become a 

gradually decreasing part of the total commercial activity for the urban area, as the commercial strips 

and neighborhood centers grew at a faster pace. It would also gradually become more of an 

office/service center for the County, less ñtheò retail center for the County. 

 

The downtown would not attract a new department store under this Scenario, but it could retain what 

it has and perhaps get some expansion from existing major retailers. It would be possible under this 

Scenario for the downtown to more directly serve a higher density population living closer to the 

downtown in new apartments and condominiums. Many of the persons so attracted would be older 

and retired who would find the services and goods they needed there. 

 

Major new retailers would locate in freestanding stores along commercial strips in the Scenario, 

while new neighborhood shopping centers with grocery/drug anchors and related convenience goods 

and services were developed in each area of residential growth. The Scenario would do the least to 

prevent leakage in expenditures for major comparison goods items to areas outside the County 

 

Industrial Scenarios 
 

As is demonstrated in the Economic Element, Josephine County has maintained a strong base in 

lumber and wood products manufacturing in the 1970's. Light manufacturing employment in Grants 

Pass has continued to grow steadily in the 1970's, on a new base established strongly in the 1960's. 

Tourism continues as a significant supplement to the manufacturing base, but transfer payments have 

accounted for most of the dramatic growth in population of the County in the 1970's. Thus, the 

Countyôs economy no longer depends so strongly on its lumber and wood products jobs, not even on 

the light manufacturing jobs. An examination of historical and recent industrial development in the 

City is contained the Economic Element as well as analysis on the supply of industrial land in the 

City and in the urbanizing areas. The demand for industrial land is nowhere near as great as the 

supply on the bases of projections in manufacturing and distributive employment in the Grants Pass 

area. The real policy questions appear to be which of those potential industrial acres should be given 

priority in the extension of water and sewer services so as to make it the priority area. Projections for 

demand for industrial land were based on three scenarios graphically represented in Map 13.4.8.  
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Map 13.4.8 

Alternate Industrial Scenarios 

 

 
A continuation of present  A more rapid growth in industrial   A more rapid growth in indust- 

trends, with limited industr-  employment, concentrating on    rial employment, concentrating 

rial growth in the area easily  light manufacturing in the Redwood  on light manufacturing at  

accommodated by east   area.     Merlin. 

Grants Pass and areas directly 

east of Grants Pass to the Urban 

Growth Boundary.  

 

 

 

Industrial Scenario 1: 
Under a continuation of present trends, employment in lumber and wood products was projected to 

experience a moderate decline to the year 2000. This decline was approximately offset in demand for 

industrial land by growth in distributive employment-- trucking, warehousing, and wholesale trade. 

The real growth in manufacturing jobs, even under a continuation of present trends, would be 

through expansion of light manufacturing firms. An increase of 500 jobs was projected for the 

1980's, as occurred in the 1970's in this category; and an increase of 600 jobs from 1990 to the year 

2000 was projected. 

 

Only a limited amount of new industrial acreage would be required in the Urban Growth Boundary 

area under this Scenario; thirty (30) acres over the next ten year and sixty seven (67) more from 

1990 to 2000. Additional population supported from this industrial growth would be only about one 

thousand persons during the 1980's and some 1200 persons in the 1990's.  

 

Industrial Scenario 2: 

With a conscious program to attract light manufacturing firms, an additional 800 light manufacturing 

jobs could be added in the 1980's, plus another 1200 in the 1990's. Distributive employment would 

also increase at the same rate. There would be 1,440 new industrial jobs in the 1990's instead of 550; 

plus 2,650 new jobs in the 1990's instead of 1,150 as projected under a continuation of present 
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trends. Even under more rapid growth Scenarios, demand for additional industrial land will be quite 

easily met, whether at Redwood or at Merlin. In either case, such rapid industrial growth will only 

require about sixty (6) industrial acres in the 1980's and another one hundred twenty (120) industrial 

acres by the year 2000. There would be significant increases in population supported under more 

rapid growth Scenarios -- about 2,025 additional persons in the 1980's and another 4,051 in the 

1990's, or 6,076 additional persons by the year 2000. 

 

Industrial Scenario 3: 
This scenario would not differ from Scenario 2 in the magnitude of new employment and population 

supported by the County. It merely allocated the same amount of growth to industrial allocations in 

Merlin instead of the Redwood area. The basic difference in impact from Scenario 2 would be that 

there would be longer commutes to work from the UGB area, pressures on different arterial and on 

residential development in the Merlin area, and a greater portion of the new population would live 

outside the Urban Growth Boundary. We estimate that 50% of the new population compared to 30% 

in Scenario 2. The estimated additions of population supported are based on a number of 

assumptions that need to be made explicit. Approximately one-half of the new light manufacturing 

jobs would be ñsecond income jobsò taken by persons already living in the area to supplement 

family incomes. The other half would attract new residents. The new jobs and new income would 

have a multiplier effect supporting additional employment in support and service occupations. 

 

Nine Growth Alternatives 
 

The three Commercial Scenarios and the three Industrial Scenarios can be combined to form a 

matrix of nine potential combinations. (See Table 13.4.9) Each combination had a different impact 

on the Cityôs land uses, residential distribution, transportation network and the UGBôs community 

facilities. All Scenarios were deliberately focused, and somewhat exclusive as a result, if compared 

to the probable mix of what would happen in reality. The combinations quantified the most salient 

impact and in doing so gave the City and County policymakers a clearer understanding of the 

possible implications of their land use decisions in the months ahead, and the power of these 

decisions to shape the future.  

 

 

Table 13.4.9 

Growth Alternative Matrix  
 
 
C1-I1***                     

Major commercial growth 

channeled to existing centers. 

Continuation of historical 

trends in industrial growth. 

 
C2-I1***  

Major commercial growth 

established at new County-

wide complex south of River. 

Continuation of historical 

trends in industrial growth. 

 
C3-I1***  

Major commercial growth 

disbursed around the urban 

area. 

Continuation of historical 

trends in industrial growth. 
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C1-I2***  

Major commercial growth 

channeled to existing centers. 

Increases above current trends 

of industrial growth channeled 

to the Redwood area.  

 
C2-I2***  

Major commercial growth 

established at new County-

wide complex south of River. 

Increases above current 

trends of industrial growth 

channeled to the Redwood 

area. 

 
C3-I2 

Major commercial growth 

disbursed around the urban 

area. 

Increases above current 

trends of industrial growth 

channeled to the Redwood 

area. 

 
 
C1-I3 

Major commercial growth 

channeled to existing centers. 

 
C2-I3***  

Major commercial growth 

established at new County-

wide complex south of the 

River 

 
C3-I3 

Major commercial growth 

disbursed around the urban 

area.  

 

 

Of the nine possible growth alternatives, those selected for examination were first chosen on the 

basis of the most probable to occur, given historic trends and the free play of the market, then as 

associated with other Alternatives for purposes of comparison. C1-I1 and C2-I1 were the obvious 

initial choices, which compare the location of major retail activity in existing locations north of the 

river to a shift south of the river, matched against a background of historical industrial development. 

The dispersal Alternative, C3-I1, would result as the most probably ñfree marketò model. 

 

Increased industrial activity was located within the Urban Growth Boundary (UGB), and the two 

combinations of Industrial South/Commercial North (C1-I2) and both Industrial and Commercial 

South (C2-I2) were explored and compared.  

 

The option of increased industrial activity located in Merlin was then linked with the new 

commercial focus south of the River (C2-I3) as a comparison with the other two augmented 

industrial models explored in order to include a Merlin model to examine the impacts of industrial 

development in that area on Grants Pass and on Merlin itself.  

 

Housing location was generally determined for each Growth Alternative by assuming the following 

ñmarketò factors: (1) that housing would tend to locate near commercial activity and job source, (2) 

that higher densities would tend to cluster near commercial concentrations and, to a lesser degree, 

near light industrial locations, (3) that improved transportation ways, including a ñfourth bridgeò if 

necessary, would first follow and then intensify patterns of residential development and finally then 

intensify patterns of residential development and finally (4) that key utility extensions would be 

available as required by each Growth Alternative. These factors gave the following ñtarget 

populationsò for the UGB by the year 2000: 
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Scenario 
 

Persons 
 
Industrial 1 (I1) - Historic Job Growth 

 
36,000 

 
Industrial 2 (I2) - Increased Job Growth - Located in UGB 

 
38,390 

 
Industrial 3 (I3) - Increased Job Growth -Located in Merlin 

 
37,135 

 

 

After the most likely high density areas were located and mapped for each Growth Alternative 

according to the ñmarket factorsò listed above, an allocation by transportation area was then 

conducted. These ñtransportation zonesò were developed to reflect actual City and UGB districts 

with a pre-existing public identification, as well as reflecting zoning boundaries and key 

transportation barriers. 

 

For each of the selected growth alternatives, the principal traffic-carrying streets were determined 

and then evaluated for safety and capacity. Traffic zones were then determined that reflected key 

transportation barriers, as well as actual City and UGB districts with an existing public 

identification. 

 

Present day traffic volumes were measured along key roadways in each district and future traffic 

volumes were then forecast for each growth alternative, based on trip generation (how many trips), 

trip distribution (to where), modal split (automobile, transit, bicycle, walk, and traffic assignment 

which route). 

 

Growth Alternative C1-I1 

 

Of all the Alternatives, C1-I1 most closely resembled an extension of ñthings as they are.ò While the 

UGB areas south of the river have by far the most available open space, under this river have by far 

the most available open space, under this Alternative the revitalized downtown and an expanded 

Grants Pass Shopping Center would ñCaptureò the clear majority of multi-unit housing, pulling it 

close to the downtown on both the east and west, and to the north of the shopping center, to areas 

already zoned for such housing. (See Map 13.4.10). 

 

Residential areas south of the river would develop at low to moderate densities, with multi-unit 

development limited to the Redwood interchange area. Multi-unit development in the City would 

begin to push past the vacant acreage available during the planning period, resulting in some 

expansion of the higher density areas and conversion of lower density lands near the downtown now 

being used. The most probably model for population distribution would be a split in population of 

60% north and 40% south of the river, and showing the least deviation from the present north-south 

population split of 70/30%. 
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The majority of traffic using the 6th and 7th Streets couplet would be destined to or from the Central 

Business District (CBD).The third bridge alignment would be expected to carry most of the bypass 

and industrial traffic. Improvements in downtown parking and traffic circulation would be needed to 

accommodate the growth. (See Map 13.4.11). 

 

Traffic volumes on sections of E, F, M, and 9th Streets would be expected to be lower than today 

with the third bridge alignment. Improvements to the Redwood Highway Spur (F Street) from E 

Street to the I-5 interchange would be needed to accommodate the additional traffic and improve 

safety.  

 

Traffic volumes on existing bridges would be very close to todayôs volumes. Peak hour congestion 

should be less with minor improvements on both sides of the bridges, coupled with peak hour 

industrial traffic destined south of the river directed to the new bridge. The interchange would have 

to modified to accommodate additional traffic and the third bridge connection. 

 

Traffic volume on the Redwood Highway near the River Avenue intersection was estimated to 

increase 86 percent by the year 2000. Access management is recommended. Establish access 

management for the Williams and Rogue River Highways.  
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Map 13.4.10 

Growth Alternative C1-I1 
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Map 13.4.11  

Traffic Impacts  
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Growth Alternative C2-I1 
 

This alternative shifted the primary multi-unit ñdraw,ò a county-wide shopping complex, south of the 

river to the Redwood interchange area, resulting in limited multi-unit activity north of the river 

alongside a ñtraditionalò downtown and a Grants Pass shopping center of approximately the same 

size it is today. This would result in a significant shift of multi-unit activity to the Fruitdale-Harbeck 

area. 

 

The location of a fourth bridge as an extension of Lincoln Road to facilitate access for the Cityôs 

west side to the new center area west of the City and north of the river. Development in this 

Alternative would most likely follow utilization of lands now vacant, including areas newly zoned 

for multiple use outside the present city limits. For this reason, a 50/50% population split north and 

south of the river was estimated. (See Map 13.4.12). 

 

Increased commercial development was expected in the North City area in comparison to C1-I1. 

Greater emphasis would have to be placed on access management along north 6th and 7th Streets. 

With the change in the downtown area to convert retail space into office space, as well as add new 

office/service space, a greater percentage of the CBD traffic would be directed to local professional 

businesses. North City residents attracted to newer shopping facilities south of the river would add to 

the downtown traffic. Improved traffic circulation would and parking would still be needed. (See 

Map 13.4.13). 

 

Sections, of E, F, M, and 9th Streets would carry significantly less traffic than today because of the 

third bridge and the reduced attraction to the downtown area. The number of trips estimated to cross 

the river in the year 2000 was about five percent higher than with Alternative C1-I1. The interchange 

would have to be modified to provide for the increased traffic and the third bridge connection.  

 

Traffic volumes on the major routes south of the river were shown to be greater reflecting higher 

population allocations south of the river and greater activity. Apply access management to Redwood, 

Williams, and Rogue River Highways. 

 

Growth Alternative C3-I1 
 

The ñdispersionò Alternative, although shifting a significant share of retail development to urban 

fringe areas, still showed a north-south split of Commercial square footage approximating that of the 

present day. In addition, the Grants Pass Shopping Center received only 1/3 less the Commercial 

square footage as it did in the C1 Alternative, and twice the footage as in the C2 Alternative. North 

of the river, multi-unit activity would probably follow enhanced Grants Pass shopping center activity 

primarily, and downtown secondarily, as well as being drawn to UGB areas either to the north or to 

the west of the present city limits. A fourth bridge at Lincoln Road was assumed, shifting projected 

population from Ward I to Ward II. (See Map 13.4.13). 
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Map 13.4.12 

Growth Alternative C2-I1  

 


